EXHIBIT A
FINDINGS
Krupp Family Private Cemetery Use Permit 
#P10-00137 UP
Soda Canyon Road, Napa
 Assessor’s Parcel No.  032-030-010 
Approval of a Use Permit to establish a new private cemetery to include: 

· A maximum 10 burial sites on 0.18 acre or 7,919 square feet;

· Earth interments with grave markers;

· No structures;

· No landscaping requiring routine irrigation;

· Parking will occur on the adjacent vineyard avenues; and
· Replacement on a one for one ratio in-kind of the existing natural vegetation as appropriate.  
Environmental Determination 

This project is Categorically Exempt pursuant to Section 15304 of the California Environmental Quality Act (Class 4 – Minor public or private alterations to the condition of land) and Appendix B, Class 4 of the Napa County’s Local Procedures for Implementing the California Environmental Quality Act.  The Class 4 exemption applies because the project meets the criteria.
An EIR was prepared and adopted (2008) for an expansion of the Stagecoach Vineyards (Krupp Family LLC).  The environmental analysis included the entire parcel for vineyard installation. There were no special status species or any other resources of significance found on the parcel that would have been affected including the proposed site of the cemetery. The cemetery was not anticipated at the time the EIR was prepared and adopted. However, development of the cemetery within the area that was subject to previous environmental review will not change any conclusions in the previous analysis.       
The following findings have been made pursuant to CEQA:

1.
That the Planning Commission considers the project categorically exempt.
Use Permit Required Findings
The Commission has reviewed the use permit request in accordance with the requirements of the Napa County Code Section18.124.070 and makes the following findings:

2.
The Commission has the power to issue a use permit under the zoning regulations in effect as applied to the property. 

Analysis: The project is consistent with AW (Agricultural Watershed) zoning district regulations.  A private cemetery (as listed in Napa County Code Section 18.120.010(B)) is permitted in an AW zoned district with an approved use permit.  The project complies with the requirements of the remainder of the Napa County Zoning Ordinance (Title 18, Napa County Code) as applicable.
3.
The procedural requirements for a use permit set forth in Chapter 18.124 of the Napa County Code (Use Permits) have been met.  

Analysis: The use permit application has been filed, noticed and public hearing requirements have been met. The hearing notice was posted on November 11, 2010, and copies were forwarded to property owners within 300 feet of the subject parcel. 

4.
The granting of the use permit, as conditioned, will not adversely affect the public health, safety or welfare of the County of Napa.  

Analysis: Various County departments were provided an opportunity to review and comment on the project. No Conditions of Approval were received as the various Napa County departments had no specific jurisdiction regarding the proposed private cemetery.  However, a cemetery does come under the auspices of the State of California, Department of Consumer Affairs and requires a Certificate of Authority from the Cemetery and Funeral Bureau.  A cemetery is defined by the State of California under Health and Safety Code Section 7003 provides:


§ 7003.  "Cemetery"
"Cemetery" means either of the following:
 

(a) Any of the following that is used or intended to be used and dedicated for cemetery purposes:
   



(1) A burial park, for earth interments.(“Burial Park” means a tract of land for the burial of human remains in the ground, used or intended to be used, and dedicated, for cemetery purposes, HSC 7009.)
   



(2) A mausoleum, for crypt or vault interments.
   



(3) A crematory and columbarium, for cinerary interments. (“Crematory and columbarium” means a building or structure containing both a crematory and columbarium. HSC 7008, “Columbarium” includes any building or structure, used or intended to be used, for the interment of created human remains. HSC 9506; 7007)
 

(b) A place where six or more human bodies are buried.
A Certification of Authority (includes a cemetery manager) application has been submitted by the applicant to the Cemetery and Funeral Bureau.  The application includes a cemetery manager. Additionally, the applicant has prepared an access agreement for visitors of the cemetery for free access seven days a week from 8:00AM to 6:00PM.  
Therefore, the private cemetery as conditioned will assure the ongoing protection of the public health and safety.

5.
The proposed use complies with applicable provisions of the Napa County Code and is consistent with the policies and standards of the Napa County General Plan.

Analysis: The proposed use complies with applicable provisions of the Napa County Code and is consistent with the policies and standards of the Napa County General Plan. The project complies with the applicable provisions of the Napa County Zoning Ordinance (Title 18, Napa County Code).
The subject parcel is located on land designated Agricultural Resource on the County’s adopted General Plan Land Use Map. The parcel of 160 acres is an operating vineyard part of a larger 1,000+ acre commercial vineyard. This project is a small private family cemetery and will occupy a 0.18 acre (7,919sf) area and will not affect the existing vineyard.  The specific area is not planted in vineyard nor will any vineyard be removed.  The cemetery is comprised of 10 individual plots with no structures requiring building permits, no landscaping requiring irrigation and limited by the approved project scope. (See Exhibit ‘B’, Conditions of Approval.) This use will not have any effect on the preservation or use of agriculturally designated land for current and future agricultural purposes. 

6.
The proposed use would not require a new water system or improvements causing significant adverse effects, either individually or cumulatively, on the affected groundwater basin in Napa County, unless that use would satisfy any of the other criteria specified for approval or waiver of a groundwater permit under Napa County Code Section 13.15.070 or Section 13.15.080.  

Analysis: Minimum thresholds for water use have been established by the Department of Public Works using reports by the United States Geological Survey (USGS). These reports are the result of water resources investigations performed by the USGS in cooperation with the Napa County Flood Control and Water Conservation District. Any project which reduces water usage or any water usage which is at or below the established threshold is assumed not to have a significant effect on groundwater levels. 
Based on the project description of a small private family cemetery, there will be no landscaping or any other use requiring routine or irrigation water use.  Any incidental water would be available from the surrounding vineyard water supply or would be trucked in.    
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